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Development Services Department

Appellant: Greystone at Lake Pretty LLC Zoning: ASC-1 

Location: 8028 Cosme Road, Odessa, FL; Folio 2461.0000

Summary:

The appellant is appealing the Administrator’s decision in Administrative Variance Request for subdivision Project ID 
7001 concerning improvements related to the subdivision of 8028 Cosme Road in Odessa and identified as tax folio 
number 2461.0000.

The Administrative Variance decision was dated January 9, 2025.  The subject appeal was submitted on February 7, 
2025, and therefore was timely filed, pursuant to LDC Section 10.05.01.C.1.

Zoning Administrator Sign Off: 

Colleen Marshall
Thu Apr  3 2025 12:44:14

ATTACHMENTS: ADMINISTRATIVE VARIANCE DENIAL
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Marshall, Colleen

From: Williams, Michael
Sent: Friday, January 10, 2025 4:19 PM
To: James Catalano
Cc: Kniesly, Benjamin; De Leon, Eleonor; PW-CEIntake
Subject: FW: Admin Variance  PI 7001
Attachments: 24-11-12_Administrative Variance.pdf

James, 
This Design Exception request has been denied as the road does not meet minimum Florida GreenBook standards 
and does not meet minimum Fire standards for a two way street. 

If you have any questions, please let me know. 

Mike 

Michael J. Williams, P.E.
Director, Development Review 
County Engineer 
Development Services Department 

P: (813) 307-1851 
M: (813) 614-2190 
E: Williamsm@HCFL.gov  
W: HCFLGov.net 

Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602 

Facebook  |  Twitter  |  YouTube  |  LinkedIn  |  HCFL Stay Safe

Please note: All correspondence to or from this office is subject to Florida’s Public Records law.

After several scope and formatting meetings, the attached AV is ready for the County Eng consideration. 

Key points. 
The AV is unusual in that the request is to maintain Cosme roads 16 ft wide pavement width.  In my view, the 
justification is rational considering the circumstances with the proposed 13-home 1 acre lots.  
The development is within the Keystone-Odessa overlay district 
Cosme Rd is a dead-end low speed/volume and will have only 6 driveways between Gunn Hwy and the Dev entrance, 
approximately 2,400 ft. 
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The dev will reduce truck traffic as it is replacing a wholesale nursery 
No accidents in the current condition. 

Please include the below with the final recommendation. 
James Catalano <james@ceitampa.com> 

Hillsborough County 
601 E. Kennedy Blvd., Tampa, FL 33602

Facebook  |  Twitter  |  YouTube  | LinkedIn |  HCFL Stay Safe

DE Final Workshop  
________________________________________________________________________________

Microsoft Teams Need help?  

Join the meeting now  
Meeting ID: 223 457 852 212  
Passcode: ybJcFJ  

Dial in by phone  
+1 813-515-8094,,159589801# United States, Tampa  
Find a local number  
Phone conference ID: 159 589 801#  

For organizers: Meeting options | Reset dial-in PIN  
________________________________________________________________________________ 
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James Catalano, PE  :  james@ceitampa.com 
2119 West Cass Street : Tampa, FL  33606 813.254.1265 

 



 
November 12, 2024 
 
Mr. Michael Williams, P.E. 
Hillsborough County Development Services Department 
Development Review Director 
County Engineer 
601 E. Kennedy Boulevard, 20th Floor 
Tampa, FL 33602 
 
RE: Greystone at Pretty Lake (PI 7001) 
 Administrative Variance Request / Substandard Access Roadway 
 Folio #: 010212.0000 
 
Dear Mr. Williams, 
 
The purpose of this letter is to provide justification for an administrative variance to meet the requirements of 
the Hillsborough County Land Development Code (LDC) Section 6.04.03.L (existing facility) in association 
with the proposed development located near the east terminus of Cosme Road in Odessa, FL. 
 
The proposed development will convert the existing commercial landscape nursery to a residential subdivision 
of thirteen (13) 1-acre single-family lots with a single access to Cosme Road 2,400 lf +/- east of Gunn Hwy, as 
shown on the attached Preliminary Plan / Site Plan (Exhibit A).  The development is within the Keystone-
Odessa overlay district, where according to HCLDC Section 3.08.07, “sidewalks shall be provided only when 
the roadway is identified as having hazardous walking conditions for elementary students in accordance with 
F.S. 1006.23”. 
 
Cosme Road from Gunn Highway, east to the subject development a low volume, rural section with a posted 
speed of 25 MPH and 16ft of asphalt pavement in very good condition, being resurfaced in December of 2022.  
The right of way is clear, mostly straight, and unobstructed with excellent sight distance (Exhibit B).  There are 
only six (6) driveways along this 2,400’ segment, which is equipped with wide, well defined, and shallow 
shoulders on each side of the pavement.  Given that Cosme Road serves only two, private dead-end roads, all 
trips come and go via Gunn Hwy.  Additionally, a recent crash data analysis returned zero (0) crashes (Exhibit 
C)  
 
This request is for an administrative variance to the TS-7 typical section of the Hillsborough County 
Transportation Technical Manual in accordance with LDC Section 6.04.02.B for the section of Cosme Road 
from Gunn Highway to the project driveway, for the following reasons: (a) there is an unreasonable burden on 
the applicant; (b) the variance would not be detrimental to the public health, safety and welfare; and (c) 
without the variance, reasonable access cannot be provided. These items are further discussed below. 
 

A) There is an unreasonable burden on the applicant: The existing right-of-way width for Cosme 
Road varies between about 40ft and 50ft, with only a few areas exceeding 45ft.  The typical section TS-
7 for local rural roadways requires a minimum of 96 feet of right-of-way with 12-foot travel lanes, 5-
foot paved shoulders, open drainage and 5-foot sidewalks.  The 2,400 LF of Cosme Road to Gunn Hwy 
is a well-functioning rural roadway with shallow, stabilized shoulders, 16ft-foot travel way with no 
accident history.  Due to the constrained right of way on Cosme Road, the additional travel lane width, 
paved shoulder and sidewalk cannot be provided.  In addition, the proposed change in use from a 
wholesale nursery (LUC 818) to single-family detached homes (LUC 210) will result in an overall 
reduction in the percentage of trucks to and from the site using Cosme Road.  Therefore, the 
requirement to improve Cosme Road is unreasonable. 
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B) The variance would not be detrimental to the public health, safety, and welfare: Cosme Road 
currently has 8-foot travel lanes.  According to the County’s TS-10 (Exhibit D), local, low-volume 
roadways where the speed limit is 25 mph, may use 8-foot lanes.  The existing 8-foot travel lanes help 
keep the speed down and helps provide a safe section that serves the rural character of the 
neighborhood.  Cosme Road terminates just east of the proposed access drive, connecting to two 
private, dead-end, access easements that serve the adjacent homeowners.  During our meetings with the 
homeowners, they have expressed concern for widening Cosme Road which they fear will disrupt the 
rural characteristics of the neighborhood.  Given the information outlined in this section, the existing 
roadway section would not be detrimental to the public health, safety, and welfare of the motoring 
public. 

C) Without the variance, reasonable access cannot be provided: The proposed project will have 
only the one (1) full access to Cosme Road, located at essentially the same location as the existing 
access.  Without the variance, reasonable access cannot be provided. 

 
Given the above, we request an administrative variance to waive the requirements of the TS-7 typical section 
of the Hillsborough County Transportation Technical Manual while granting our access to Cosme Road. 
 
Thank you very much for your consideration. If you have any questions or wish to discuss this request, please 
do not hesitate to contact me directly at (813) 220-8601. 
 
Sincerely, 
Catalano Engineering, Inc. 

 
James Catalano, PE 
President 

 
Attachments: 
Exhibit A – Preliminary Plat / Site Plan 
Exhibit B - Cosme Road Right-of-Way 
Exhibit C – Crash Data 
Exhibit D - Hillsborough County TTM TS-10 

 
 
------------------------------------------------------------------------------------------------------------------------------------- 
 
Based on the information provided by the applicant, this request is: 
 

_______ Disapproved _______  Approved with Conditions  _______  Approved 
 
If there are any further questions or you need clarification, please contact Sheida Tirado, P.E. 
 

Sincerely, 
 
 
 

Michael J. Williams 
Hillsborough County Engineer 

 
 
 

2119 West Cass Street – Tampa, Florida 33606 – (813) 254-1265 - www.ceitampa.com 

This item has been digitally signed and sealed by 
James Catalano, PE on the date adjacent to the seal. 
Printed copies of this document are not considered 

signed and sealed and the signature must e verified on 
any electronic copies. 



 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT A 
 

PRELIMINARY PLAT / SITE PLAN 
  



GREYSTONE AT 
PRETTY LAKE SUBDIVISION

8028 COSME ROAD
ODESSA, FL

PP-1.0

PRELIMINARY PLAT

LEGAL DESCRIPTION

ENTRANCE DETAILS

PROJECT LOCATION

COSME ROAD

DPRETTY LAKE ROAD

PRETTY LAKE

AERAIL VICINITY MAP

TYPICAL ROADWAY SECTION

TYPICAL LOT LAYOUT

PRETTY LAKE

TOLLIE LANETOLLIE LANE

HILLSBOROUGH COUNTY, FLORIDA

COSME ROAD (WEST)( )



 
 
 
 
 
 
 
 

EXHIBIT B 
 
 

 
 

Cosme Road Right-of-Way  



 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT C 
 

CRASH DATA 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 
 
 
 
 
 
 
 
 
 
 
 
 

EXHIBIT D 
 

HILLSBOROUGH COUNTY TTM TS-10 
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See attached appeal statement and exhibits.

25-0475



 

 WRITTEN STATEMENT OF APPEAL 

The proposed development will convert an existing 18± acre commercial 
wholesale nursery to a residential subdivision of thirteen (13) 1-acre single-family lots 
with a single access to Cosme Road, roughly 2,400 lf east of Gunn Hwy, as shown on the 
attached Preliminary Plan / Site Plan (Exhibit A).  The development is within the 
Keystone-Odessa overlay district, where according to HCLDC Section 3.08.07, 
“sidewalks shall be provided only when the roadway is identified as having hazardous 
walking conditions for elementary students in accordance with F.S. 1006.23”. 

The existing Cosme Road from Gunn Highway matches very closely the 
County’s TS-10 typical roadway section as a low-volume, rural section with a posted 
speed of 25 MPH and 17ft to 19ft of asphalt pavement in very good condition, being 
resurfaced in December of 2022.  The right of way is clear, mostly straight, and 
unobstructed with excellent sight distance (Exhibit B).  There are only six (6) driveways 
along this 2,400 ft segment, which is equipped with wide, well defined, shallow shoulders 
on each side of the pavement.  Cosme Road terminates at the proposed access drive, 
where it connects two, private dead-end roads.  All trips come and go via Gunn Hwy.  
Additionally, a recent crash data analysis reported zero (0) crashes (Exhibit C). 

Costs associated with the improvements if the recorded ADT is greater than 400 
would be approximately $708,545.00 to widen 2,400 lf from 17ft to 2 ft, including mill 
and resurface. If the recorded ADT is less than 400, the costs associated with the 
improvements would be approximately $414,444.00 to widen 2,400 lf from 17ft to 18ft, 
including mill and resurface. 

An administrative variance to the TS-7 typical section of the Hillsborough 
County Transportation Technical Manual in accordance with LDC Section 6.04.02.B for 
the section of Cosme Road from Gunn Highway to the project driveway, is supported by 
the following: (a) there is an unreasonable burden on the applicant; (b) the variance would 
not be detrimental to the public health, safety and welfare; and (c) without the variance, 
reasonable access cannot be provided. These items are further discussed below. 

A) There is an unreasonable burden on the applicant: The existing right-of-
way width for Cosme Road varies between about 40ft and 50ft, with only a few 
areas exceeding 45ft.  The typical section TS-7 for local rural roadways requires 
a minimum of 96 feet of right-of-way with 12-foot travel lanes, 5-foot paved 
shoulders, open drainage and 5-foot sidewalks.  The 2,400 lf of Cosme Road to 
Gunn Hwy is a well-functioning rural roadway with shallow, stabilized shoulders, 
17 – 19 ft-foot travel lanes with no accident history.  Due to the constrained right-
of-way on Cosme Road, the additional travel lane width, paved shoulders and 
sidewalks cannot be provided.  In addition, the proposed change in use from a 
wholesale nursery (LUC 818) to single-family detached homes (LUC 210) will 
result in an overall reduction in the percentage of trucks to and from the site using 
Cosme Road.  Therefore, the requirement to widen Cosme Road is unreasonable. 
 
B) The variance would not be detrimental to the public health, safety, and 
welfare: Cosme Road currently has greater than 8-foot travel lanes.  According 
to the County’s TS-10 (Exhibit D), local, low-volume roadways where the speed 
limit is 25 mph, may use 8-foot lanes.  The existing width of the travel lanes help 
keep the speed down and provide a safe section that serves the rural character of 
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the neighborhood.  Cosme Road terminates just east of the proposed access drive, 
connecting to two private, dead-end, access easements that serve the adjacent 
homeowners.  During our meetings with the homeowners, they have expressed 
concern for widening Cosme Road which they fear will disrupt the rural character 
of the neighborhood.  Given the information outlined in this section, the existing 
roadway, section if allowed to remain as-is, would not be detrimental to the public 
health, safety, and welfare of the motoring public. 

C) Without the variance, reasonable access cannot be provided: The 
proposed project will have only the one (1) full access to Cosme Road, located at 
essentially the same location as the existing access.  Without the variance, 
reasonable access cannot be provided. 

 

For these reasons, an administrative variance should be granted waiving the 
requirements of the TS-7 typical section of the Hillsborough County Transportation 
Technical Manual and allowing Cosme Road to remain as-is while granting access to 
Cosme Road. 

Appellant reserves the right to supplement the foregoing with publicly available 
County records. 

 

Exhibits: 
 
A. Preliminary Plat / Site Plan 
B. Photo – Cosme Road Right of Way 
C. Crash Data 
D. Hillsborough County TTM TS-10 
E. James Catalano, P.E. letter regarding Cosme Road safety record 
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November 12, 2024 
 
Mr. Michael Williams, P.E. 
Hillsborough County Development Services Department 
Development Review Director 
County Engineer 
601 E. Kennedy Boulevard, 20th Floor 
Tampa, FL 33602 
 
RE: Greystone at Pretty Lake (PI 7001) 
 Administrative Variance Request / Substandard Access Roadway 
 Folio #: 010212.0000 
 
Dear Mr. Williams, 
 
The purpose of this letter is to provide justification for an administrative variance to meet the requirements of 
the Hillsborough County Land Development Code (LDC) Section 6.04.03.L (existing facility) in association 
with the proposed development located near the east terminus of Cosme Road in Odessa, FL. 
 
The proposed development will convert the existing commercial landscape nursery to a residential subdivision 
of thirteen (13) 1-acre single-family lots with a single access to Cosme Road 2,400 lf +/- east of Gunn Hwy, as 
shown on the attached Preliminary Plan / Site Plan (Exhibit A).  The development is within the Keystone-
Odessa overlay district, where according to HCLDC Section 3.08.07, “sidewalks shall be provided only when 
the roadway is identified as having hazardous walking conditions for elementary students in accordance with 
F.S. 1006.23”. 
 
Cosme Road from Gunn Highway, east to the subject development a low volume, rural section with a posted 
speed of 25 MPH and 16ft of asphalt pavement in very good condition, being resurfaced in December of 2022.  
The right of way is clear, mostly straight, and unobstructed with excellent sight distance (Exhibit B).  There are 
only six (6) driveways along this 2,400’ segment, which is equipped with wide, well defined, and shallow 
shoulders on each side of the pavement.  Given that Cosme Road serves only two, private dead-end roads, all 
trips come and go via Gunn Hwy.  Additionally, a recent crash data analysis returned zero (0) crashes (Exhibit 
C)  
 
This request is for an administrative variance to the TS-7 typical section of the Hillsborough County 
Transportation Technical Manual in accordance with LDC Section 6.04.02.B for the section of Cosme Road 
from Gunn Highway to the project driveway, for the following reasons: (a) there is an unreasonable burden on 
the applicant; (b) the variance would not be detrimental to the public health, safety and welfare; and (c) 
without the variance, reasonable access cannot be provided. These items are further discussed below. 
 

A) There is an unreasonable burden on the applicant: The existing right-of-way width for Cosme 
Road varies between about 40ft and 50ft, with only a few areas exceeding 45ft.  The typical section TS-
7 for local rural roadways requires a minimum of 96 feet of right-of-way with 12-foot travel lanes, 5-
foot paved shoulders, open drainage and 5-foot sidewalks.  The 2,400 LF of Cosme Road to Gunn Hwy 
is a well-functioning rural roadway with shallow, stabilized shoulders, 16ft-foot travel way with no 
accident history.  Due to the constrained right of way on Cosme Road, the additional travel lane width, 
paved shoulder and sidewalk cannot be provided.  In addition, the proposed change in use from a 
wholesale nursery (LUC 818) to single-family detached homes (LUC 210) will result in an overall 
reduction in the percentage of trucks to and from the site using Cosme Road.  Therefore, the 
requirement to improve Cosme Road is unreasonable. 
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B) The variance would not be detrimental to the public health, safety, and welfare: Cosme Road 
currently has 8-foot travel lanes.  According to the County’s TS-10 (Exhibit D), local, low-volume 
roadways where the speed limit is 25 mph, may use 8-foot lanes.  The existing 8-foot travel lanes help 
keep the speed down and helps provide a safe section that serves the rural character of the 
neighborhood.  Cosme Road terminates just east of the proposed access drive, connecting to two 
private, dead-end, access easements that serve the adjacent homeowners.  During our meetings with the 
homeowners, they have expressed concern for widening Cosme Road which they fear will disrupt the 
rural characteristics of the neighborhood.  Given the information outlined in this section, the existing 
roadway section would not be detrimental to the public health, safety, and welfare of the motoring 
public. 

C) Without the variance, reasonable access cannot be provided: The proposed project will have 
only the one (1) full access to Cosme Road, located at essentially the same location as the existing 
access.  Without the variance, reasonable access cannot be provided. 

 
Given the above, we request an administrative variance to waive the requirements of the TS-7 typical section 
of the Hillsborough County Transportation Technical Manual while granting our access to Cosme Road. 
 
Thank you very much for your consideration. If you have any questions or wish to discuss this request, please 
do not hesitate to contact me directly at (813) 220-8601. 
 
Sincerely, 
Catalano Engineering, Inc. 

 
James Catalano, PE 
President 

 
Attachments: 
Exhibit A – Preliminary Plat / Site Plan 
Exhibit B - Cosme Road Right-of-Way 
Exhibit C – Crash Data 
Exhibit D - Hillsborough County TTM TS-10 

 
 
------------------------------------------------------------------------------------------------------------------------------------- 
 
Based on the information provided by the applicant, this request is: 
 

_______ Disapproved _______  Approved with Conditions  _______  Approved 
 
If there are any further questions or you need clarification, please contact Sheida Tirado, P.E. 
 

Sincerely, 
 
 
 

Michael J. Williams 
Hillsborough County Engineer 
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This item has been digitally signed and sealed by 
James Catalano, PE on the date adjacent to the seal. 
Printed copies of this document are not considered 

signed and sealed and the signature must e verified on 
any electronic copies. 
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8028 Cosme Rd., Odessa

002461-0000

Mark Bentley, Esq., B.C.S., AICP 813-225-2500

400 N Ashley Drive, Suite 3100

Tampa FL 33602

development@jpfirm.com

Mark Bentley

Greystone at Lake Pretty LLC

8028 Cosme Rd.

Odessa FL 33556

Administrative Variance PI 7001

25-0475 2/11/25 448045

25-0475

Received 
2/7/25 
Development Services
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Greystone at Lake Pretty LLC

8028 Cosme Rd., Odessa, FL

Aministrative Variance PI 7001

1/10/2025

Greystone at Pretty Lake LLC

Administrative Variance PI 7001

8028 Cosme Rd., Odessa, FL

Greystone at Pretty Lake LLC

002461-0000

8028 Cosme Rd., Odessa, FL 33556
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